CITY COUNCIL

REFERRAL APPEAL FORM
DATE: September 1, 2023
TO: COUNCIL CHAIR
FROM: Esther Kia‘'aina
COMMITTEE CHAIR

BILL/RESOLUTION/COMMUNICATION AND SUBJECT:

BILL 50 (2023) - RELATING TO THE TRANSIT-ORIENTED DEVELOPMENT SPECIAL
DISTRICT. (Transmitted by Communication D-616)

STATUS (Reading/PH):
Introduced on August 30, 2023
CURRENTLY REFERRED TO DESIRED COMMITTEE(S)
COMMITTEE(S): RE-REFERRED TO:
Planning and the Economy Zoning
OR
[0 DIRECT REFERRAL TO COUNCIL
FLOOR
Reason(s) for Appeal:
Per Chair's request
Wa ™
Committee Chair (Requestor) Committee Chair
K’?( Vm""‘ V2 Granted [J
Council Chaif Date Denied [
cc.  Councilmembers
City Clerk COUNCIL COM. 245
Council Assistance

(Rev. 9/23/05)

AT ALIDGT 2 W 1



~ ~ ORDINANCE

CITY COUNCIL _
CITY AND COUNTY OF HONOLULU

HONOLULU, HA\AEJ-'AH BILL —5—0—‘—2—0—2_3_)

A BILL FOR AN ORDINANCE

RELATING TO THE TRANSIT-ORIENTED DEVELOPMENT SPECIAL DISTRICT.
BE IT ORDAINED by the People of the City and County of Honolulu:

SECTION 1. Purpose. The purpose of this ordinance is to expand the transit-
oriented development ("TOD") special district to include one additional Honolulu Rail
Transit Project station area and to incorporate land use standards and guidelines for
that area based on the recommendations in the Halawa Area TOD Plan.

SECTION 2. Section 21-9.100-2, Revised Ordinances of Honolulu 2021
(“Neighborhood TOD Plans"), is amended by adding suibsection (i) to read as foliows:

‘i)  The primary design objectives of the Halawa Area TOD Plan are as follows:

1) Develop a TOD-oriented sports and entertainment district tied to the
stadium in the Halawa (Aloha Stadium) station area:

2) Establish a gateway corridor connecting the rail station and stadiuin: and

(31  Concentrate an eclectic mix of street-level retail with consistent frontage
along Sali Lake Boulevard.”

SECTION 3. Section 21-9.100-8, Revised Ordinances of Honolulu 2021
(‘General requirements and development standards”). is amended by amending
subisection (a) to read as follows:

(a)  Sile developmeni and design standards. Development standards are as
established for the underlying base zoning distiict except as provided below,

(1) Density and height.

(A} The maximum FAR is as prescribed by the underlying zoning
district. unless modified through a specia! district permut or PD-T
parmit, through which an applicant may seek approval to exceed
the base FAR up to a maximum FAR as follows:

-

D-616(23)
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BMX-3 Apartment and | Industrial and
Apartment Industrial
and B-2 ; .
Districts Ml).(ed.Use Mu.(ed. Use
Districts Districts
Refer to Table Refer to Table
Base FAR 2.5 21-323 51.3.5
Maximum FAR with Minor | 4 o 1.2 x Base FAR | 1.2 x Base FAR
Special District Permit
Maximum FAR with PD-T | ., 4 2.0 x Base FAR | 2.0 x Base FAR
Approval ]

(B The dpen space bonus provisions of §§ 21-3.110-1(c) and 21-
3.120-2(c) are not applicable.

(C)  Inthe apartment mixed use districts. the maximum commercial use
density and location provisions of § 21-3.90-1(c) and Table 21-
3.3 may be modified through a special district permit if the
proposed development meets the objectives of the TOD special
chistrict, as enumerated in § 21-9.100-6.

(D) Height Formaximum height not prescribed to a zoning district in
this chapler. the allowable height is as prescribed on the zoning
map[-snless-modified-through a special district-or RD-T permit]. An
applicant may seek approval to exceed the base height up to the
parenthetical height identified as the bonus height limit on the
zoning map, where apglicable. through a specia! district or PD-T
approval as follows:

Maximum Height with 60 feet over the hase height limit: or
Minor Special District twice the base height limit. whichever
Permit is less
Maximum Heaight with 120 feet over the base height limit: or
Major Special District three times the base height limit.
FPearmit whichever is less

: . : More than 120 feet over the base
{;)ASﬁm;m:(—)ij;?ht LD height limit; or more than three times

PP the base height limit, whichever is less

(E)  Where a TOD special district permit is sought to achieve height or
density bonuses, the degree of flexibility requested must he
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commensurate to the community benefits the development will
provide for the enhancement of the surrounding area. The highest
degree of flexibility may be authorized for those projects that
demonstrate:

(i} The provision of measures or facilities, or both, to promote a
highly functioning. safe, interconnected, muitimodal
circulation system, supporting easy access to, and effective
use of the transit system on a pedestrian scale;

(if) The provision of open space, particularly usable, safe, and
highly accessible public accommodations, gathering spaces,
or parks, either onsite, within the TOD station area. or at a
public park or gathering space within 400 feet of the same
TOD station area boundary; and

(i) An appropriate mix of housing and unit types. particularly
affordable for-sale or rental housing. or both, located on the
project site or within the same rail station area as the project
sile. Affordable housing provided as a comimunity benefit
under this paragraph must be in addition to the affordable
housing requirements of Chapter 29, which are based on a
parcentage of the total number of dwelling units in the
principal project. and include higher percentages for IPD-T.
PD-T and TOD special district projects sesking bonus height
or density. or both.

The above notwithstanding. the completed project must be
able to contribuie positively to the economic enhancement of
the affected area and the city. particularly with regard to
providing a broad mix of uses. diverse housing, and diverse
empioyment oppartunities. including but not limited to
whether the construction workforce employed on all phases
of the project will be paid no less than the prevailing
minimum wages established for public works projects
pursuant to HRS Chapter 104.

(F}  When an applicant seeks to exceed the base height or density
through a special distiict permit, the foliowing conclusions must be
made:
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{2)

(i) Additional project elements that provide community benefits
beyond what would otherwise be required have been
incorporated into the project plan, as described in
§ 21-9.100-9(e);

(i) The increase in height or FAR is reasonably related to the
level of community benefits provided;

(i)  The additional FAR or height will not be detrimental to the
quality of the neighborhood character or urban design, and
will not negatively impact any adopted public views: and

(ivi  The provision of community benefits in conjunction with the
increase in FAR or height will further the goals and
objectives of the TOD special district and the applicable
netghborhood TOD plan.

Building area. Within the TOD special district, the building area standard
for zoning lots in the apartment mixed-use and ndustrial mixed-use
districts, as set forth in Tables 21-3.3 and 21-3.5, respectively, are not
applicable.

Yards, sefbacks, sireet facade, and building placement.

{A}  Required yards (in feet) in a TOD special district are as follows:

Required Yard B-2 and Apartment and industrial and
Standards BMX-3 Apartment Mixed Industrial Mixed
Districts Use Districts Use Districts
Minimum
Front All Stigeats 5
Setback
Non-Key
10 MNone
Maximun Street one
Front -
Setback Key Street 16 15 10
Highway? 15
' Front setbacks may be madiited pursuant to § 21-9.100-8{a)(3)iC).
* For the purpases of this subdivision. “highway" reters to Farrington Highway or
Kamehameha Highway This provision prevails where there are other maximum front
setbacks.
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(B)  The maximum setback must be measured from the front propenty
line to the exterior face of the building. See Figures 21-9.3 and
21-9.4

(C)  The minimum and maximum front setbacks may be modified as
follows:

()  Buildings may encroach into the front yard; provided that:

(aa) A paved public sidewalk at least 8 feet in width fronts
the building; or

(bb)  Other buildings on the same block and sharing the
same street frontage are set back less than 5 feet
from the property fine, and the proposed building
location will match the existing setbacks so that the
proposed building facade creates a consistent
building alignment.

(i1} Buildings may be located beyond the maximum sctback if
the additional sethack is necessary to provide for a tree
withinn the property because it is not feasible to provide for
street trees within the adjacent right-of-way due to limitations
such as the location of existing infrastructure.

(D) Street facade and building placement.

(i) On corner zoning lots fronting at least one key street.
buldings must be located within 30 feet of such comer, Sec
Figure 21-9.5.

(i) On a zoning lot with a street frontage of 100 feet or less per
frontage. the ground floor building facade must be placed
within the maximum front setback for at least 75 percent of
the linear street frontage. See Figure 21-9.6.

(i) On a zoning lot with a street frontage greater than 100 feet
per frontage. the ground floor building facade must be
placed within the maximum front setback for at least 65
percent of the linear street frontage. See Figure 21-9.7.

(vl Where a zoning lot fronts two or more key streets, the
applicant may designate one of the streets or corners for
purposes of street facade and huilding placement. The
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structure must be placed within the maximum setback on at
least one key street. Setback improvements must be
provided along all key street frontages, as set forth in

§ 21-9.100-8(a)(3)(E). See Figures 21-9.8 and 21-9.9.

Any portion of a building above 60 feet in height must be set
back at [east 50 feet from the side and rear property lines
and spaced at least 100 feet from any portion of other
buildings above 60 feet in height on the same zoning lot, as
depicted in the tollowing illustration-

To preserve important views. no struclures greater than 3
feet in height. except for open work fences, may be
constructed in the areas identified as view corridors in the

§ 21-9.100-12 exhibits. The director may approve uses and
structures allowed in standard required yards, provided that
no views will be adversely impacted.

Buildings above 40 feet in height must be oriented with the
iong axis aligned in a mauka-makai direction.

(E)  Setback improvements.

Y
._!Jn

For structures within 15 feet of the property line with
commercial or industrial uses on the ground floor, the
setback area between the property line and the building
facade must be improved with a combination of hard
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(i)

(i)

(&)

{H)

surface, landscaping that does not obstruct pedestrian
access to the setback area, and pedestrian amenities, such
as outdoor dining, benches and publicly accessible seating,
shade trees, portable planters, trash and recycling
receptacles, facilities for recharging electronic devices, Wi-Fi
service, bicycle facilities, or merchandising displays.

Awnings and other sunshade devices may exceed the 36-
inch horizontal projection limit established in § 21-4.30(b),
and may encroach nto the right-of-way; provided that they
meet alf requirements of the building codes and do not
confiict with any street tree requirements.

For ground-floor residential uses, covered porches, stoops.
or fanais may encroach into the required front yard. Other
portions of the front yard must be landscaped. except for
necessary access drives and watkways.

For zoning lots on key streets in the apartment mixed-use
districts. walls and fences located between the property line
and the frent facade of a building set back 15 feet or less
must not exceed 3 feet in height.

Where a side yard, rear yard, or zoning district boundary line
abuts a designated bike-walk greenway, a 10-foot setback
must be provided. This setback area must be landscaped or
improved with a combination of hard suiface, landscaping
and pedestrian amenities, such as benches shade trees.
water fountains. or bicycie facilities to enhance the greenway
user experience. The setback area may also be used for
convenience or commercial purposes that support the users
of the bike-walk greenway, such as outdoor dining,
merchandise displays, bicycle repair stations, and
refreshment kiosks. No fences. except for openwork fences
that do not exceed 4 feet in height, may be erected within
the 10-toot setback area. For the purposes of this section,
‘openwork” means at least 50 percent open.

If a street tree plan or TOD special district streel tree plan
exists for the street that fronts the project. the applicant shatl
install street trees, as required by the director.
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() The standards of this subdivision may be modified through a
special district permit if at least one of the following
conciusions may be made:

{i} Irregular property lines, zoning lot configuration,
coastal hazards as projected using best available
science, or topography of the zoning lot render the
yards, setbacks, street facade, or building placement
standards infeasible;

(i) The existing built environment is arranged in such a
way that the yards, setbacks, street facade. or
building placement standards are incompatible or
unreasonabie. and better overall design may be
achieved by following existing development patterns:
or

(i) The proposed building placement provides for publicly
accessible. highly usable parks or gathering spaces
and will not detract from the purposes of the TOD
speciat distnct

(4) Building orfentation and entrances.

(A} Building facades must be predominantly oriented to and
parallel with the street. praperty line. or adjacent public
spaces A primary building entrance must be placed on that
street frontage. See Figures 21-9.10 through 21-9.12

BY  Where multiple businesses are located along the front
facade of the ground floor of a buiiding. each establishment
must have a separate entrance on that street frontage.

(Ci  Atleast one entrance must be placed every 50 feet of the
building facade facing a street or pedestrian plaza.

(D) The requirements of this subdivision may be moditied
through a special district permit if irregular propenty lines.
zoning lot configuration. or topography of the zoning lot
renders them infeasible.

(5) Building transparency. blank wall fimits, and required openings for

8
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ground-floor facades.

(A)  Building facades within 20 feet of a front or street-facing
property line must contain windows, doors, or other openings
for at least 60 percent of the building facade area located
between 2.5 and 7 feet above the level of the sidewalk.

See Figure 21-9.13. Blank walls must not extend for more
than 25 feet in a continuous horizontal plane without an
opening on the ground floor of a building; provided that:

{) Along key streets, this provision applies to all
buildings, except for the portions of a building with
restdential dwelling units on the ground ficor.
Residential lobbies are subject to the transparency
standard; and

(i) Along non-key streets. structures with residential or
industrial uses on the ground floor are exempt from
this standard.

(B Openings fultilling this requirement must be designed to
provide views into work areas, display areas. sales areas.
lobbies. or similar active spaces. or into window displays that
are at least 3 feet deep.

(C)  Modifications to the building transparency standard may be
approved through a special district permit: provided that

(i) The proposed use has unique operational
characteristics for which the required windows and
apenings are incompatible. such as in the case of a
cinema or theater; and

(1) Street-facing building facades will exhibit architectural
relief and detail, and will be enhanced with
landscaping and street furmture, or provide canopies
and awnings in such a manner as to create visual
interest at the pedestrian leve! and activate the
sidewalk area.

(6) Pedestrian walkways. Walkways with a minimum 5-foot
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unobstructed width must be provided according to the following
standards:

(A)  Pedestrian walkways must create internal connections by
connecting all buildings on a zoning lot to each other, to
onsite automobile and bicycle parking areas, and to any
onsite open space areas or pedestrian amenities.

See Figures 21-9.14 and 21-9.15;

{B)  Pedestrian walkways must connect the principal pedestrian
entryway to a sidewalk on each street frontage;

(C}  Direct and convenient access must be provided to
neighboring properties from commercial and mixed use
developments on zoning lots 1 acre or more in size
whenever possible: and

(D) Where walkways cross or are parallel to driveways. parking
areas. or loading areas. they must he clearly identifiable
through the use of different paving materials or other visual
markings.”

SECTION 4. Section 21-8.100-11. Revised Ordinances of Honolulu 1990 (“TOD
special district-project classification”) is amended by revising Table 21-2.8 TOD Special
District Project Classification to read as follows:

Table 21-9.8
TOD Special District
Project Classification

Activity/Use Required Permit Special Conditions
| Major modification, additions. M'm Projects on key streets are
or new construction on sites 1 major. All others will be
acrg or more in size minor. unless the director has

determined that the project
| may resuit in substantial
_Impacts.

10
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Table 21-9.8
TOD Special District
Project Classification

Activity/Use Required Permit Special Conditions
Minor additions to existing m/E Projects on key streets are
structures or construction of minor. All others will be
new accessory structures on gxempl, unless the director
sites 1 acre or more in size has determined that the

Project may result in
substantial impacts.

[Aterations-or-ropai-on-sites- E
Major modification, alteration. E

repair. additions, or new
construction on sites less ;
| than one acre in size

Interion or exieriol repairs, e
alterations and renovations to

all structures 1 '

Moditications to FAR M/m I See § 21-9.100-8(a)(1){A).

PD-T approval may he

| required pricr to oblaining a
. major permit.

Modlit:icalions to height Mim See § 21-9.100-8(a)(1)(D). '
' PD-T approval may be |

required prior to obtainnga |
majar permit. !

11
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Table 21-9.8
TOD Special District
Project Classification

Activity/Use Required Permit Special Conditions
Madification to the following m Where modifications to the
standards: standards are otherwise

. covered in a major permit, the
P LI S minor permit is not required,
¢ Street facade and

building placement

# Building orientation
and entrances

+ Building transparency

« Number of parking
stalls

= Location of abave
ground swtace
parking

e Location of service
area and loading
spaces

¢ Bicycle parking

o The commercial use
density and location
provisians in the |
apartment mixed use
distncts

¢ Additicnal commercial
density in the
apartment mixed use
districts. |

s Reconfiguration of
sidewalk area

Demolition of structures E

3 - .
Residential umiis in the IMX-1 m [
district

12
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Table 21-9.8
TOD Special District
Project Classification

Activity/Use

Required Permit

Special Conditions

Streetscape improvements,
including street furniture, light
tixtures. sidewalk paving, bus
shelters and other elements
in public rights-of-way when
part of the development of a
zoning lot

m/E

If the director has determined
thal the project may resull in
substantial impacts to a TOD
special district, a minor permit
is required; otherwise exempt.

Where addressed as part of
another permit, a minor permit
is not required.

Major above-grade
infrastructure improvements
not covered elsewhere,
including new roadways, road
widenngs, new substations,
new parks ang significant
improvements to existing
parks

Minor above-grade
infrastructure improvements
not covered elsewhere; all
below-grade infrastructure
improvements; and all
emergency and routine repair
and maintenance work

m/E

If the director has determined
that the project may result in

substantial impacts to a TOD
special district. a minor permit
is required: otherwise exempt

A special disticl permit is not required for activitias and uses classified as exenipt. as well as
other project types that do not fall into cine of the categories listed above. These activities and
uses. however, must still conform to the applicable cbjectives and standards of the special
district. This contormance wilt be determined at the building permit application stage.
Pursuant to §§ 21-2.110-2, 21-9.100-8(a)(1}(A} and 21-9.100-8(a)(1)(D). PD-T approval may
be required prior to obtaining a major special district permit. Where a PD-T or major special
district permit are otherwise required, a separate minor special district permit is not reguired,

Legend: Project classification: M = Major; m = Minor: E = Exempt

13
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SECTION 5. Section 21-9.100-12, Revised Ordinances of Honolulu 2021 (“TOD
special district boundaries”), is amended by adding subsection (f) to read as follows:

“(f) The Halawa (Aloha Stadium) station area TOD special district boundaries
are designated on Exhibit 21-9.24, set forth at the end of this article.”

14
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SECTION 6. Chapter 21, Article 9, Revised Ordinances of Honolulu 2021
("Special District Regulations"), is amended by adding a new Exhibit 21-9.24 to read as

follows:
“EXHIBIT 21-9.24
Halawa (Aloha Stadium) Station Area
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SECTION 7. Ordinance material to be repealed is bracketed and stricken. New
material is underscored. When revising, compiling, or printing this ordinance for
inclusion in the Revised Ordinances of Honolulu, the Revisor of Ordinances need not
include the brackets, the material that has been bracketed and stricken, or the
underscoring.

SECTION 8. This ordinance takes effect upon its approval.

INTRODUCED BY:

Y/ e (br)

DATE OF INTRODUCTION:

AUG 3¢ 2003 S

Honolulu, Hawaii Councilmembers

APPROVED AS TO FORM AND LEGALITY

Deputy éa'h'a-ér_étion Counsal

APPROVED this day of .20

Rick Blangiardi, Mayor
City and County of Honolulu

16
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PHONE: (808) 768-8000 » FAX: (808) 768-8041
DEPRT. WEB SITE: www honoluludpp.org « CITY WEB SITE: www.honotulu.gov

PANE MEATOGA, Chair
RYAN J. K. KAMO, Vice Chair
KEN K. HAYASHIDA
NATHANIEL KINNEY
HILARE ALOMAR
MELISSA MAY
KAI NANI KRAUT

RICK BLANGIARDI
MAYOR

August 11, 2023

The Honorable Tommy Waters
Chair and Presiding Officer

and Members
Honolulu City Council
530 South King Street, Room 202
Honoluiu, Hawaii 96813

Dear Chair Waters and Councilmembers:

SUBJECT: Halawa Area Transit-Oriented Development (TOD) Land Use
Ordinance (LUO) Amendment to TOD Special District

The Planning Commission held a public hearing on July 26, 2023 in the above
subject matter. Public and written testimonies were received. The pubilic hearing was
closed on July 26, 2023.

The Planning Commission voted unanimously 7:0 to recommend approvaj of
amendments to Chapter 21, Revised Ordinances of Honolulu 1990, the LUO, relating to
the TOD Special District and its expansion by adding the Halawa TOD rail station area
recommended by the Director of the Department of Planning and Permitting (DPP).

Enclosed is the DPP’s transmittal to the Planning Commission, written testimonies
and comments, and the draft Bill.

DEPT. COM. 616
P&E




The Honorable Tommy Waters

Chair and Presiding Officer
and Members

August 11, 2023

Page 2

Should you have any questions, please contact me at (808) 768-8007.
Sincerely, \
Pane Meatoga lil, Chair
Planning Commission

Enclosures
ACKNOWLEDGED: ACKNOWLEDGED:
ﬂuﬁl/gp (R @
Rick Blangiardi Dawn Takeuchi Apuna, Director
Mayor Department of Planning and Permitting

diam=s

Michael D. Formby
Managing Director
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DIRECTOR
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MAYOR
MEIA
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DEPUTY DIRECTOR
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TO: Pane Meatoga, Ill, Chair R m

and Members of the Planning Commission it <

o= —‘3 il

e W
FROM: Dawn Takeuchi Apuna{rg{r’ector 2 “ & o)

Department of Planning and Permitting (DPP)

SUBJECT: Halawa Area Transit-Oriented Development (TOD)
Land Use Ordinance (LUO) Amendment to TOD Special District

In accordance with enabling Ordinance 09-4, relating to TOD, we are pleased to
transmit two zoning bills to implement the adopted Halawa Area TOD Plan. These bills
cover one additional rail transit station area and propose the following:

. Zone changes for Halawa (Aloha Stadium) station area, approximately
227 acres; and

° Amendments to LUO Article 9 (Revised Ordinances of Honolulu [ROH]
Chapter 21) TOD Special District that incorporate the same station area
and certain updates.

Each proposed bill is accompanied by a staff report and recommendations. This
memorandum frames the amendments within the larger context of the City's TOD
efforts. Ordinance 09-4 states, in part, that “... a general land use scheme must be
created that provides for a deliberate, inclusive process to plan for TOD so that well-
defined, meaningful, and appropriate regulatory and incentive programs can be adopted
for each area around a transit station or type of station.” The DPP has followed such a
process to develop the neighborhood TOD plans and is recommending approval of the
proposed zone changes and LUO amendments.
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Land Use Planning

The neighborhood TOD plans identify opportunities for new development, orderly
growth, and improved accessibility around the rail transit stations. Each plan covers
one to three station areas, and addresses land use, circulation, urban design, housing,
community facilities, parking, pedestrian amenities, historic and cultural enhancements,
and infrastructure. The neighborhood TOD plans are aligned with the Oahu General
Plan and regional development plans. All of the neighborhood TOD pians have been
adopted by the City Council.

As discussed in the attached zone change report, the DPP has analyzed all TOD
properties along the entire rail transit corridor for sea level rise impacts. If over half of a
property is impacted by the referenced 3.2 feet of projected sea level rise, it is being
excluded from the TOD Special District and zone changes, even if recommended in its
neighborhood TOD plan, since policies and regulations are still being developed to
more fully address impacts. The Halawa TOD area is not impacted.

Regulations and Community Benefits

The proposed LUO amendments and zoning map changes will help direct and manage
growth around the rail transit stations. One of the most important changes involves
rezoning from single to mixed uses. The City-initiated zone changes will expand the
types of allowable uses and are intended to stimulate appropriate development activity
around the stations.

The proposed TOD zoning for Halawa generally provides additional development rights
to incentivize TOD and achieve desired community benefits. Any height increase over
the current limits will be a bonus height. Bonus height and density are regulated
through the TOD Special District within the LUO and require the provision of community
benefits (e.g., affordable housing and streetscape improvements), which help further
implement the neighborhood TOD plans

The TOD Special District is designed to supplement or modify the underlying zoning
district regulations to promote TOD (e.g., front yard requirements are relaxed to allow
outdoor dining), while providing opportunities for review and comment on major
projects. It also specifies site layout and ground-floor building design requirements to
promote walkable, active streetscapes, and usable public space. These development
standards are intended to improve the pedestrian experience around the rail transit
stations, especially along designated "key streets,” which are expected to handle the
most pedestrian and business activity.
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An island-wide affordable housing requirement (AHR), pursuant to ROH Chapter 29,
imposes higher percentages of affordable housing on for-sale residential projects
seeking TOD bonuses, among other factors. Whereas prior zone change applicants
executed unilateral agreements to provide affordable housing, the AHR will apply to
projects in these City-initiated TOD zone change areas that meet the applicability
criteria stated in ROH Chapter 29. As mentioned, projects can also provide additional
affordable housing as a community benefit to receive bonus height and/or density
through TOD permits. Various ordinances have created financial and other incentives
to develop affordable housing.

The TOD Special District and zoning were already adopted for the two Waipahu station
areas through Ordinances 17-54 and 17-56, respectively; and for the three Aiea-Pearl
City station areas through Ordinances 22-29 and 22-30, respectively. Through this and
future submittals, zoning and the TOD Special District will be expanded to incorporate
additional station areas, based on the recommendations of the adopted neighborhood
TOD plans. Upcoming TOD neighborhood submittals will focus on the initial rail transit
service areas.

Participatory Process

The neighborhood TOD plans were developed with extensive community engagement.
Further engagement occurred for the LUO and zone change proposals. The Aiea and
Aliamanu-Salt Lake-Foster Village-Airport Neighborhood Boards did not take a position
on the proposals. The TOD website (www.honolulu gov/tod) provides additional
opportunities to obtain information and provide input on TOD items, such as projects
and proposed regulations

Recommendation

The DPP has found the LUO and zone change proposals to be consistent with State
and City land use plans and policies. Therefore, the DPP recommends approval.
Please review the reports and recommendations and then forward them, together with
your findings and recommendation through the Mayor, to the City Council.

Thank you for your continued support of these efforts.
Enclosure(s)
cc: Mayor Rick Blangiardi

Michael D. Formby, Managing Director
Council Chair Tommy Waters



LUO AMENDMENT RELATING TO THE
TRANSIT-ORIENTED DEVELOPMENT SPECIAL DISTRICT

I, Introduction

The Transit-Oriented Development Special District (TOD SD), adopted under
Ordinance No. 17-54, established the overall regulatory framework for the entire rail
corridor. It also established development standards to facilitate transit-enhanced
neighborhoods around the Hoaeae (West Loch) and Pouhala (Waipahu Transit Center)
rail stations. Ordinance No. 22-29 expanded the TOD SD by adding three rail station
areas: Halaulani (Leeward Community College), Waiawa (Pearl Highlands), and
Kalauao (Pearlridge). Ordinance No. 22-29 also added new regulations, which
identified important view corridors, established tower separation and building orientation
standards, and clarified TOD SD permit requirements for height and density bonuses.

The current proposal will expand the TOD SD by adding the Halawa (Aloha
Stadium) station area based on specific recommendations in the Halawa Area TOD
Plan (TOD Plan}. Adjustments to existing regulations based on our experience
implementing the TOD SD are also proposed. Most of the proposed changes will apply
to the entire TOD SD. Specifically, the proposed amendments to the Land Use
Ordinance (LUQ) will:

» Add a new exhibit to show the new station area and key streets;

+ Add a section about the primary design objectives of the area covered under
the TOD Plan; and

o Clarify the permit requirements for height bonuses and minor additions within
the TOD SD.

il. Halawa Area TOD Plan

On December 9, 2020, the City Council adopted the TOD Plan under Resolution
No. 20-224, CD1. The TOD Plan area includes the Halawa (Aloha Stadium) station
area The proposed LUO amendment will expand the TOD SD to include this station
area. A separate bill with zoning map amendments to establish mixed-use zoning
districts and height limits in the new station area is being transmitted to the City Council
via the Planning Commission in concert with these LUO amendments.

The LUQ will summarize the primary design objectives and priorities of the TOD
Plan area, as summarized below:

» Develop a TOD-oriented sports and entertainment district tied to the stadium
in the Halawa (Aloha Stadium) station area;

¢ [Establish a gateway corridor connecting the rail station and stadium; and

e Concentrate an eclectic mix of street-level retail with consistent frontage
along Salt Lake Boulevard.



ll. Public Meeting and Request for Comments

On May 16, 2023, the Department of Planning and Permitting (DPP) presented
the proposed LUO and zoning map amendments during a community meeting at Aiea
Elementary School. Property owners impacted by the proposed changes and those
within 300 feet of the proposed changes were notified of the meeting by mail. In
addition, requests for comments were mailed to agencies and community organizations.
The DPP did not receive any written comments related to the proposed LUO
amendments of the TOD SD. The accompanying report for the zoning map
amendments includes further discussion.

Iv. TOD SD Project Classifications

A minor change is proposed to update Table 21-9.8, TOD SD Project
Classification Table. Based on our experience with implementing the TOD SD
regulations, we found that on project sites larger than one acre, minor additions along
key streets would require a Major TOD SD permit due to the general language of
“additions”. Generally, minor additions do not need the level of detail, analysis, and
scrutiny of a major permit. Therefore, we recommend that a project classification be
added for "minor additions to existing structures or construction of new accessory
structures on sites one acre or more in size.” Items that could be considered as minor
additions or accessory structures include, but are not iimited to, new photovoltaic
structure, new canopy structures or awnings, or storage room additions to existing
structures. Essentially, a minor TOD SD Permit would be required for such projects
when proposed along identified key streets within a rail station area. Adding the project
classification ensures that TOD SD objectives, principles, and designs are achieved,
while streamlining our permit processing. This would apply to all TOD SD areas.

V. Conclusion

The expansion of the TOD SD into the area covered under the TOD Plan builds
upon and improves the existing TOD SD. Once this draft bill is passed:

o One new station area will be added to the TOD SD (identifying additional key
streets may be necessary as large properties develop with new roads, such
as the stadium site),

¢ The primary design objectives for the station area will be spelled out; and

¢ The TOD SD height bonuses and permit project classifications will be
clarified.

We recommend passage of the draft bill.
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RELATING TO THE TRANSIT-ORIENTED DEVELOPMENT SPECIAL DISTRICT.
BE IT ORDAINED by the People of the City and County of Honolulu:

SECTION 1. Purpose. The purpose of this ordinance is to expand the transit-
oriented development ("TOD") special district to include one additional Honolulu Rail
Transit Project station area and to incorporate land use standards and guidelines for
that area based on the recommendations in the Halawa Area TOD Plan.

SECTION 2. Section 21-9.100-2, Revised Ordinances of Honolulu 2021
("Neighborhood TOD Plans”), is amended by adding subsection (i) to read as follows:

“(l  The primary design objectives of the Halawa Area TOD Plan are as follows:

(1) Develop a TOD-oriented sports and entertainment district tied to the
stadium in the Halawa {Algha Stadium) station area;

2) Establish a gateway corridor connecting the rail station and stadium; and

(3) Concentrate an eciectic mix of street-level retail with consistent frontage
along Salt Lake Boulevard.”

SECTION 3. Section 21-9.100-8, Revised Ordinances of Honolulu 2021
(“General requirements and development standards”). is amended by amending
subsection (a) to read as follows:

“(a)  Site development and design standards. Development standards are as
established for the underlying base zoning district except as provided below.

(1}  Density and height.
(A)  The maximum FAR is as prescribed by the underlying zoning
district, unless modified through a special district permit or PD-T

permit, through which an applicant may seek approvai to exceed
the base FAR up to a maximum FAR as follows:

1 D-616(23)
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Apartment and

Industrial and

aBnI\éIXB-Sz Apartment Industrial
Districts Mixed Use Mixed Use
Districts Districts
Refer to Table Refer to Table
Base FAR 2.5 21-3.3 21-3.5
Maximum FAR with Minor
Special District Permit 3.5 1.2 x Base FAR | 1.2 x Base FAR
A AR 251 2.0 x Base FAR | 2.0 x Base FAR
Approval
(B)  The open space bonus provisions of §§ 21-3.110-1(¢) and 21-

3.120-2(c) are not applicable.

(C)

fn the apartment mixed use districts, the maximum commercial use

density and location provisions of § 21-3.90-1(c) and Table 21-
3.3 may be modified through a special district permit if the

proposed development meets the objectives of the TOD special
district, as enumerated in § 21-9.100-6.

Height. For maximum height not prescribed to a zoning district in

this chapter, the allowable height is as prescribed on the zoning
map[untess-modified-through-a-speecial-districtor PD-T-permit]. An
applicant may seek approval to exceed the base height up to the
parenthetical height identified as the bonus height limit on the
zoning map, where applicable, through a special district or PD-T

approval as follows:

Permit

Maximum Height with
Minor Special District

60 feet over the base height limit; or
twice the base height limit, whichever
is less

Permit

Maximum Height with
Major Special District

120 feet over the base height limit; or
three times the base height limit,
whichever is less

PD-T Approval

Maximum Height with

More than 120 feet over the base
height limit; or more than three times
the base height limit, whichever is iess

(E)

Where a TOD special district permit is sought to achieve height or

density bonuses, the degree of flexibility requested must be
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commensurate to the community benefits the development will
provide for the enhancement of the surrounding area. The highest
degree of flexibility may be authorized for those projects that
demonstrate:

(i) The provision of measures or facilities, or both, to promote a
highly functioning, safe, interconnected, multimodal
circulation system, supporting easy access to, and effective
use of the transit system on a pedestrian scale;

(ii} The provision of open space, particularly usable, safe, and
highly accessible public accommodations, gathering spaces,
or parks, either onsite, within the TOD station area, or at a
public park or gathering space within 400 feet of the same
TOD station area boundary; and

(i) An appropriate mix of housing and unit types, particularly
aftordable for-sale or rental housing, or both, located on the
project site or within the same rail station area as the project
site. Affordable housing provided as a community benefit
under this paragraph must be in addition to the affordable
housing requirements of Chapter 29, which are based on a
percentage of the total number of dwelling units in the
principal project, and include higher percentages for IPD-T,
PD-T and TOQD special district projects seeking bonus height
or density, or both.

The above notwithstanding, the completed project must be
able to contribute positively to the economic enhancement of
the affected area and the city, particularly with regard to
providing a broad mix of uses, diverse housing, and diverse
employment opportunities, including but not limited to
whether the construction workforce employed on all phases
of the project will be paid no less than the prevailing
minimum wages established for public works projects
pursuant to HRS Chapter 104,

(F)  When an applicant seeks to exceed the base height or density
through a special district permit, the following conclusions must be
made:
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(i) Additional project elements that provide community benefits
beyond what would otherwise be required have been
incorporated into the project plan, as described in
§ 21-9.100-9(e);

(i) The increase in height or FAR is reasonably related to the
level of community benefits provided;

(i)  The additional FAR or height will not be detrimental to the
quality of the neighborhood character or urban design, and
will not negatively impact any adopted public views; and

(iv}  The provision of community benefits in conjunction with the
increase in FAR or height will further the goals and
objectives of the TOD special district and the applicable
neighborhood TOD plan.

(2) Building area. Within the TOD special district, the building area standard
for zoning lots in the apartment mixed-use and industrial mixed-use
districts, as set forth in Tables 21-3.3 and 21-3.5, respectively, are not
applicable.

(3) Yards, setbacks, street facade, and building placement.

(A}  Required yards {in feet) in a TOD special district are as fotlows:

Required Yard B-2 and Apartment and Industrial and
Standards BMX-3 Apartment Mixed Industrial Mixed
Districts Use Districls Use Districts
Minimum
Front All Streets )
Setback!
Non-Key
Maximum Street 10 None
Fromt
Setback’ Key Street 10 15 10
Highway? 15
! Front setbacks may be modified pursuant to § 21-9.100-8(a)(3)(C).
2 For the purposes of this subdivision, “highway” refers to Farrington Highway or
Kamehameha Highway. This provision prevails where there are other maximum front
selbacks.
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The maximum setback must be measured from the front property
line to the exterior face of the building. See Figures 21-9.3 and
21-94

The minimum and maximum front setbacks may be modified as
follows:

(i)  Buildings may encroach into the front yard; provided that:

{aa) A paved public sidewalk at least 8 feet in width fronts
the building; or

{(bb) Other buildings on the same block and sharing the
same street frontage are set back less than 5 feet
from the property line, and the proposed building
location will match the existing setbacks so that the
proposed building facade creates a consistent
building alignment.

{ii} Buildings may be located beyond the maximum setback if
the additional setback is necessary to provide for a tree
within the property because it is not feasible to provide for
street trees within the adjacent right-of-way due to limitations
such as the location of existing infrastructure.

Street facade and building placement.

(i) On corner zoning lots fronting at least one key street,
buildings must be located within 30 feet of such corner. See
Figure 21-9.5,

(i) On a zoning lot with a street frontage of 100 feet or less per
frontage, the ground floor buiiding facade must be placed
within the maximum front setback for at least 75 percent of
the linear street frontage. See Figure 21-9.6.

(i) On a zoning lot with a street frontage greater than 100 feet
per frontage, the ground floor building facade must be
placed within the maximum front setback for at least 65
percent of the linear street frontage. See Figure 21-9.7.

(iv)  Where a zoning lot fronts two or more key streets, the
applicant may designate one of the streets or corners for
purposes of street facade and building placement. The
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(E)

(v)

Aty erttiop o ) buthtng
abowe e feel i heghbl
bk at 1e sy 50 tear
e the sl and 1o
pergerty lires

{vi)

(vil)

structure must be placed within the maximum setback on at
least one key street. Setback improvements must be
provided along all key street frontages, as set forth in

§ 21-9.100-8(a)(3)(E). See Figures 21-9.8 and 21-9.9.

Any portion of a building above 60 feet in height must be set
back at least 50 feet from the side and rear property lines,
and spaced at least 100 feet from any portion of other
buildings above 80 feet in height on the same zoning lot, as
depicted in the following #lustration:

To preserve important views, no structures greater than 3
feet in height, except for open work fences, may be
constructed in the areas identified as view corridors in the

§ 21-9.100-12 exhibits. The director may approve uses and
structures allowed in standard required yards; provided that
no views will be adversely impacted.

Buildings above 40 feet in height must be oriented with the
long axis aligned in a mauka-makai direction.

Setback improvements.

(i)

For structures within 15 feet of the property line with
commercial or industrial uses on the ground floor, the
setback area between the property line and the building
facade must be improved with a combination of hard






